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AGENDA 
PLANNING & ZONING COMMISSION 

TUESDAY, MARCH 24, 2015   

 

The Planning and Zoning Commission will convene into a Work Session at 6:00 p.m. in the City Hall Conference 
Room at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items will be considered: 
 

i. Call to Order 
 

ii. Discuss  the  forthcoming zoning  request as  it pertains  to  the property currently  identified as Elgin B. 
Robertson Park. 
 

iii. Discuss items on the regular agenda. 
 

iv. Adjourn 
 

The Planning and Zoning Commission will convene into a Regular Meeting at the conclusion of the Work Session 
in the City Hall Chambers at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items 
will be considered: 
 
A. CALL TO ORDER 
 
1. Update Report from Director of Development Services. 

 
B. CONSENT AGENDA 

 
1. Minutes of the Planning and Zoning Commission Meeting of March 10, 2015. 

 
C. ITEMS FOR INDIVIDUAL CONSIDERATION  

 
1. Conduct a public hearing and consider a recommendation to City Council regarding Major Warrants related 

to the following Form Based Code standards:  lighting, residential building types, ceiling height, flex‐space, 
building materials (including signage), stairwell treatment, and continuous building frontage.   The subject 
property is located at 3900 and 3908 Main Street, further described as 11.54 +/‐ acres of land being situated 
in the William Crabtree Survey, Abstract No. 347, being a portion of Lot 1 and all of Lot 2, Block A, Municipal 
Complex Addition and being all of that certain tract of land described in a deed to Larry Raney and Spouse, 
Joanne Raney, recorded in Volume 2002110, Page 9227, Deed Records, Dallas County, TX, and also being all 
of lot 3R‐1AR, Block A, Municipal Complex Addition. (MW15‐774).   

 
2. Conduct a public hearing and take action on a Preliminary Replat for the Village of Rowlett, located at 3900 

and 3908 Main  Street,  further described as being 11.54 +/‐ acres of  land being  situated  in  the William 
Crabtree Survey, Abstract No. 347, being part of Lot 1 and all of Lot 2, Block A, Municipal Complex Addition, 
being all of that certain tract of land described in a deed to Larry Raney and Spouse, Joanne Raney, recorded 
in Volume 2002110, Page 9227, Deed Records, Dallas County, TX, and also being all of lot 3R‐1AR, Block A, 
Municipal Complex Addition (PP15‐771). 
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3. Consider and make a recommendation on an Alternative Landscape Plan for Usuga Medical located at 8100 

Lakeview Parkway  further described as being 1.87  acres of  land  located  in  the  James  Saunders  Survey, 
Abstract No. 1424, City of Rowlett, Dallas County, Texas (DP15‐767). 
 

 
D. ADJOURNMENT  

 
NOTE:  THE PLANNING AND ZONING COMMISSION MAY RETIRE AND CONVENE INTO EXECUTIVE, CLOSED SESSION ON ANY MATTER 

RELATED TO ANY OF THE ABOVE AGENDA ITEMS FOR THE PURPOSES OF PRIVATE CONSULTATION WITH THE CITY ATTORNEY 
UNDER SECTION 551.071 OF THE TEXAS GOVERNMENT CODE.   

 
NOTE:  THE CITY OF ROWLETT MEETING ROOMS ARE ACCESSIBLE IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT AND 

PARKING SPACES ARE AVAILABLE.  REQUESTS FOR ACCOMMODATIONS OR INTERPRETIVE SERVICES MUST BE MADE 48 HOURS 
PRIOR TO THIS MEETING.   PLEASE CONTACT THE PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT FOR FURTHER 
INFORMATION.  

 

 
Garrett Langford, Principal Planner 
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PRESENT:  Chairman Karl Crawley, Commissioners  Jonas  Tune,  James Moseley, 
Clayton  Farrow,  Thomas  Finney,  Chris  Kilgore,  Alternate  Gabriela 
Borcoman  

ABSENT:  Vice‐Chairman Michael Lucas, Alternate Lisa Cain  

STAFF PRESENT:  Principal Planner Garrett Langford, Development Services Coordinator 
Lola Isom 

 

A. CALL TO ORDER 
 

  
Chairman Karl Crawley called the meeting to order at 7:00 p.m.  

1. Update Report from Director of Development Services.  
 

Principal Planner Garrett Langford announced that there would be a Work Session at the 
next Planning and Zoning Commission meeting on March 24, 2015, to discuss Elgin B. 
Robertson Park. 
  

B. CONSENT AGENDA 
 

  
1. Minutes of the Planning and Zoning Commission Meeting of February 24, 2015.  

  
Commissioner James Moseley made a motion to approve the Consent Agenda.   Commissioner 
Chris  Kilgore  seconded  the  motion.    The  Consent  Agenda  passed  with  a  5‐0  vote.  
Commissioner Jonas Tune and Alternate Gabriela Borcoman abstained from the vote.   
  

C. ITEMS FOR INDIVIDUAL CONSIDERATION   

  
 
1.  Conduct a public hearing and make a recommendation on a request for a Special Use 

Permit to allow an accessory structure and carport to exceed the size, side yard setback, 
height and architectural integration requirements.  The subject property is located at 3802 
Hidden Valley Circle being further described as Lot 19, Block 1 of the Toler Ridge Addition, 
City of Rowlett, Dallas County, Texas (SUP15‐760). 
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Mr. Langford presented the case.  He gave a brief background, presented a location map, and 
summarized the request for the Special Use Permit.  Mr. Langford presented site photos and 
the Concept Plan. He summarized the staff analysis and stated that staff recommends approval.  
Mr. Langford presented the trees that would be  impacted and stated that the property was 
exempt from the Tree Preservation Ordinance requirements. 
 
Mr.  Langford  stated  that  six public hearing notices were  returned;  five  in  favor and one  in 
opposition. 
 
There was  discussion  amongst  the  Commission  regarding  input  received  from  neighboring 
properties, right‐of‐way, and landscape requirements/conditions. 

 
     Chairman Karl Crawley opened the public hearing. 
 
   The following speakers came forward: 
 
    Charlie Allen 
    3902 Hidden Valley 
Nearby property owner 

 
Mr. Allen  inquired  about  the  existing  trees on  the property.    There was discussion 
between Mr. Allen and the applicant regarding the existing trees and screening. 

 
Terry Millican 
3802 Hidden Valley 
Applicant 
 
Mr. Millican stated that he wants to enclose his property and screen various items.  He 
explained the intent of his screening and outlined his hardships with obtaining standard 
conformance. 
 
There was discussion amongst the Commission regarding the elevation of the carport, 
neighboring property awareness, tree preservation, orientation of the house, and the 
affirmation of no commercial activity. 
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No additional speakers came forward. 

  
   Chairman Karl Crawley closed the public hearing. 
 
Commissioner Chris Kilgore made a motion to approve the item.  Commissioner 
Clayton Farrow seconded the motion.  The item passed with a 7‐0 vote. 

 
D. ADJOURNMENT  

  
Chairman Karl Crawley adjourned the meeting at 7:26 p.m.  

  

  
  
______________________________                    ______________________________  
                      Chairman                                                                         Secretary   



AGENDA DATE:  03/24/2015 AGENDA ITEM:   Wii 
 
AGENDA LOCATION:  
Work Session 
 
TITLE 
Discuss the forthcoming zoning request as it pertains to the property currently identified as Elgin 
B. Robertson Park.  (60 minutes)   
 
STAFF REPRESENTATIVE 
Marc Kurbansade, Director of Development Services 
Jim Grabenhorst, Director of Economic Development 
 
SUMMARY 
The City of Rowlett and the City of Dallas have had longstanding discussions over the past 
decade regarding the potential sale of the Elgin B. Robertson property and boundary adjustment 
into Rowlett’s municipal jurisdiction.  The main purpose of this meeting is to discuss the zoning 
request scheduled to be considered for a formal recommendation by Planning and Zoning 
Commission on April 6, 2015.  For contextual purposes, staff will also provide an update on the 
status of the discussions and various agreements associated with the property transaction and 
boundary adjustment.  
 
This project will be a multi-year development and once developed, the Elgin B. Robertson 
property will become a legacy project and gateway into Rowlett along the Interstate 30 corridor. 
 
BACKGROUND INFORMATION 
The Elgin B. Robertson property consists of approximately 257 acres along Interstate 30 at the 
Dalrock Road interchange (see aerial map on following page).  The north tract is located in 
Dallas County and consists of approximately 142 acres and the south tract is located in both 
Dallas County and Rockwall County and consists of approximately 115 acres. 
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The property was acquired by the City of Dallas in 1966 as part of the Forney Reservoir 
development, which is now known as Lake Ray Hubbard and was designated as a “park” upon 
its purchase.  The property is approximately ten miles outside of the main city limits of the City 
of Dallas. 
 
As mentioned above, both cities have had ongoing discussions over the past decade regarding 
the potential sale and boundary adjustment of this property.  In order for a potential sale to 
occur, the City of Dallas needed voter approval to “de-park” the property.  In November 2010, 
the City of Dallas placed a ballot proposition for voter approval and that proposition was 
rejected.  In May 2013, the City of Dallas again placed ballot language for voter approval and 
that ballot proposition passed opening the door for the negotiations to begin in earnest. 
 
On February 5, 2015, the Dallas Parks Board took action to recommend approval of the sale of 
Elgin B. Robertson to the City of Rowlett.  On February 25, 2015, the Dallas City Council took 
action approving the interlocal agreement and the first of two sets of approvals for the resultant 
boundary adjustments. 
 

 



DISCUSSION 
Upon City of Dallas voter approval of the proposition in May 2013, the respective city staff 
members continued their ongoing discussions regarding the possible acquisition and boundary 
adjustment of the Elgin B. Robertson park property. 
 
On March 6, 2014, the Rowlett City Council approved a Letter of Intent (LOI) with Donahue 
Development Corporation as the City’s development partner to fund the acquisition of the 
property at its appraised value (see Attachment 1).  Due to the length of time of the ongoing 
negotiations with the City of Dallas, the Rowlett City Council took action on December 4, 2014, 
approving an Amended LOI with Donahue Development Corporation to extend the term for an 
additional nine months (see Attachment 2). 
 
On May 6, 2014, the Rowlett City Council approved Resolution 036-14 authorizing  the Mayor of 
the City of Rowlett to execute a formal Purchase and Sale Agreement with the City of Dallas for 
the acquisition of the approximately 257 acre Elgin B. Robertson property for its appraised value 
of $31.8 million dollars (see Attachment 3). 
 
As a result of the ongoing discussions and negotiations since May 2013, the respective cities 
have reached a mutual understanding and staff has briefed their respective City Councils in 
Executive Session as to the various documents that will need to be authorized in order to 
complete this property transaction and boundary adjustment. 
 
City staff provided an overview of the actions associated with this transaction to City Council 
during their Work Session on March 3, 2015.  Please refer to Item 3B at the following link for a 
video of this Work Session Item: 

http://rowletttx.swagit.com/play/03032015-813 
 
At the March 17, 2015 City Council Meeting, Rowlett City Council approved the following items: 

• Interlocal Agreement with the City of Dallas for the acquisition of the Elgin B. Robertson 
property (Resolution No. 029-15) 

• Boundary Adjustments that would amend Rowlett’s municipal jurisdiction to include the 
Elgin B. Robertson property (Ordinance No. 010-15) 

• Amendment to the Interlocal Agreement and Lease between the City of Dallas and the 
City of Rowlett relating to the Take Line area (Resolution No. 030-15) 

• Approval of a purchase and sale agreement with Donahue Development Corporation for 
the conveyance of the Elgin B. Robertson property (approximately 257 acres) pursuant 
to a Tax Increment Reinvestment Zone (Resolution No. 031-15) 

 
Please refer to Items 8B, 8C, 8D and 8E at the following link for videos of the four 
aforementioned March 17, 2015 City Council items: 

http://rowletttx.swagit.com/play/03172015-1394 
 
The following table depicts the anticipated timeline associated with completing this property 
transaction and boundary adjustment into Rowlett’s municipal jurisdiction: 



 
ACTION CITY COMPLETION DATE 
Parks Dept. Recommendation Dallas February 5, 2015 
City Council Action Dallas February 25, 2015 
City Council Work Session Rowlett March 3, 2015 
City Council Action Rowlett March 17, 2015 
City Council Action – Boundary Adj. Dallas March 25, 2015 
P&Z Zoning Public Hearing & 
Recommendation 

Rowlett April 6, 2015 

City Council Public Hearing & Zoning Action Rowlett April 7, 2015 
Property Sale/Closing Dallas/Rowlett April 30, 2015 

 
The Elgin B. Robertson property provides a unique opportunity for the Rowlett community.  
Once developed, this property will become a game-changing gateway in Rowlett on the 
Interstate 30 corridor.  With the connectivity to the President George Bush Turnpike, this site will 
become a regional destination for the DFW Metroplex and North Central Texas. 
 
The acquisition and boundary adjustment actions are just the first steps in a multi-year 
development process in which the Rowlett community will see this property innovatively master-
planned for a mix of uses (see Attachment 4)  
 
Zoning Request 
As part of the Interlocal Agreement with the City of Dallas, the Elgin B. Robertson property was 
required to obtain zoning designations in accordance with those outlined in Attachment 4.  The 
formal application for this zoning request was filed on March 10, 2015, and is currently under 
staff review.  Since the subject property will be under the ownership of the City of Dallas with the 
City of Rowlett listed as the contract purchaser of this property, the City will be the applicant for 
this request.   
 
As can be seen in Attachment 4, the property is divided into three separate districts—New 
Neighborhood/Urban Neighborhood (northernmost), Urban Village/Special District (central), and 
Commercial Center/Special District (southernmost).  The proposed zoning request being 
considered by Planning and Zoning Commission and City Council will be in accordance with 
these districts.  The proposed districts, from north to south, will be New Neighborhood, Urban 
Village and a Special District.  The New Neighborhood and Urban Village will be in accordance 
with the Form-Based districts already in place.  The Special District in the southern tract will 
include components of the Urban Village district to the extent that in enables a built environment 
that will foster the destination-style entertainment development immediately envisioned. 
 
FISCAL IMPACT/BUDGET IMPLICATIONS 
The main purpose of this Work Session Item is to discuss the tenets of the form-based code 
zoning principles as they apply to the pending zoning request coming before Planning and 
Zoning Commission on April 6, 2015.  There are obvious financial implications as it pertains to 
this overall development project; however, these will not be covered in the scope of this Work 
Session item.  For reference, financial discussion pertaining to other portions of this 



development request can be found in Items 8B, 8C, 8D and 8E within the March 17, 2015 City 
Council Staff Report packets (see link below): 
 

http://www.rowlett.com/ArchiveCenter/ViewFile/Item/3888 
 
RECOMMENDED ACTION 
No action required.  This item is for discussion purposes. 
 
ATTACHMENTS 
Attachment 1 – Original Letter of Intent 
Attachment 2 – Amended Letter of Intent 
Attachment 3 – Resolution Authorizing Mayor to Enter Into Purchase & Sale Agreement 
Attachment 4 – Master Plan Depicting Proposed Form-Based Code Districts  
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AGENDA DATE:  03/24/2015 AGENDA ITEM:  C.1 
 
AGENDA LOCATION 
Individual Consideration  
 
TITLE  
Conduct a public hearing and consider a recommendation to City Council regarding Major 
Warrants related to the following Form Based Code standards:  lighting, residential building 
types, ceiling height, flex-space, building materials (including signage), stairwell treatment, and 
continuous building frontage.  The subject property is located at 3900 and 3908 Main Street, 
further described as 11.54 +/- acres of land being situated in the William Crabtree Survey, 
Abstract No. 347, being a portion of Lot 1 and all of Lot 2, Block A, Municipal Complex Addition 
and being all of that certain tract of land described in a deed to Larry Raney and Spouse, 
Joanne Raney, recorded in Volume 2002110, Page 9227, Deed Records, Dallas County, TX, 
and also being all of lot 3R-1AR, Block A, Municipal Complex Addition. 
 
STAFF REPRESENTATIVE 
Daniel Acevedo, Urban Designer 
 
SUMMARY 
The Village of Rowlett is a $30 million project on approximately 12 acres of City-owned property 
that will introduce a range of urban densities within various modern housing concepts, local 
retail and commercial destinations, high quality pedestrian amenities and a unique vibe all its 
own.   
 
The Integral/Catalyst team has been working closely with City Staff to craft a Development Plan 
for the project that is in keeping with the principles of the City’s Form Based Code (FBC). They 
have largely been able to accomplish this goal. However, due to unique circumstances and/or 
specific design preferences Major Warrants are being requested.  The Planning and Zoning 
Commission is being asked to make a recommendation on the Warrants detailed throughout 
this report.   
 
BACKGROUND INFORMATION 
The Village of Rowlett project is generally located south of Main Street, east of Commerce Drive 
and west of Skyline Drive. It is approximately 12 + acres located within the Downtown Urban 
Village FBC District that was rezoned on November 6, 2012 as part of the Realize Rowlett 2020 
Phase II Initiative and is governed by the City’s FBC. A location map can be viewed as 
Attachment 1.  
 

 



 
Downtown Rowlett has been a focus of City development efforts as a way to create a vibrant 
community core while leveraging the City’s commitment nearly 30 years ago to bring public 
transportation – Dallas Area Rapid Transit (DART) to Rowlett. Several City facilities (City Hall 
campus, Library, Development Services, Public Works & Utilities and the Animal Shelter) all 
reside within the current Downtown boundaries.  In addition to the commitment of public transit 
(DART), the community has invested in several infrastructure improvement projects over the 
last ten years to prepare Downtown for future development. 
  
In 2010, the City embarked on Realize Rowlett 2020. Realize Rowlett 2020 is the City's 
Comprehensive Plan that guides decisions on all development. Phase I served to update the 
comprehensive plan and was adopted by City Council on September 11, 2011.   Phase II was 
about implementing the vision and led to the adoption of new zoning regulations in four key 
areas on November 6, 2012, to ensure the vision was realized for these areas. Downtown was 
one of the initial key areas and, in addition to the new zoning regulations, a formal Strategic 
Downtown Plan was also adopted at that time. 

A key component and action item from the Strategic Downtown Plan and incorporated in the 
overall Economic Development Strategic Plan is the use of key City-owned properties to 
catalyze development within Downtown. The Village of Rowlett project is the culmination of all 
the previously mentioned strategic efforts.  
 
The rest of this report will outline the Major Warrants requested by the applicant associated with 
their Development Plan submittal. It is important to note that this Major Warrant request only 
pertains to the specific elements outlined in detail below.  All renderings and plans provided 
herein are intended to show the applicant’s intent as it pertains to the specific Major Warrant 
requests.  However, detailed Development Plans are subject to all other FBC requirements, 
which may include further administrative approvals.  
 
DISCUSSION 
The Major Warrants requested are outlined below.  Staff has included commentary in italics 
below each request:  
 

1. Reduction in lighting requirements to allow for an average of 1 foot candle for 
residential and 2 foot candles for commercial areas.   

 
The primary emphasis of the existing Form-Based Code requirements is to provide a 
minimum level of lighting throughout a development to ensure an adequate illumination 
level in order to provide for a safe pedestrian environment.  Through the City’s lighting 
consultant, Staff have recently been active in developing and testing what those 
standards mean and how best to implement their intent.   
 
Recently, staff has studied a local example (Firewheel Town Center at Garland) that has 
a comparable standard to what is being requested, where the retail areas throughout the 



development have an average of two foot candles and slightly less than one foot candle 
in the residential areas.  Staff also has studied Downtown Rowlett and found that in the 
most well-lit areas, the pedestrian level light average is also approximately two foot 
candles.  It is staff’s professional opinion that this standard is adequate and consistent 
with the intent of lighting requirements throughout the Urban Village District.   
 
Based on research from local examples and feedback from the City’s lighting consultant, 
staff and the Urban Design Officer (UDO) are supportive of this request.   

 
2. Allowance for single family residential and side by side (duplex) units throughout 

the development, designed to New Neighborhood standards.   
 

 
 
Urban Village district standards prohibit the construction of single-family units.  Though 
existing conditions in the Downtown lend themselves to a residential fabric due to 
existing development patterns, the intent of the Urban Village zoning district is to 
generate a more compact, urban fabric, implementing attached product that allows for a 
much higher density.    
 
In this scenario, the applicant is requesting the ability to create a more contextually 
sensitive transition to the existing single family fabric on the west than what is allowed, 
by providing a series of single-family and two-family houses.  These units are reflective 
of the townhome type in their articulation, but with a scale that is less compact in nature.   
 
The FBC zoning district that is the most appropriate for single-family dwellings is the 
New Neighborhood district.  It is staff’s recommendation that New Neighborhood 
standards be applied to these units as a condition of this warrant request.  Key 
components of those standards include how the buildings interact with the street through 
setbacks, material shifts, transparency, porches and public/private realm transitions.  

 
It is staff’s opinion that the applicant has successfully incorporated New Neighborhood 
standards for the proposed units.  It is further staff’s opinion that the applicant will deliver 



the product necessary for a vibrant, well designed public realm that generates the 
transitional shift to a much denser product type.  For these reasons, staff and the UDO 
are supportive of this request.  (Attachment 2- Site Plan and Elevations) 
 

3. Reduction from the required 12’-0” minimum clear ceiling height for at grade 
residential units, to allow for 10’-0” minimum at grade. 

 
The purpose behind the requirements to provide a minimum clear ceiling height on the 
main level is complex in nature.  This standard, as applied through the Urban Village 
district, is aimed at generating a high quality environment through a uniformly articulated 
and hierarchically significant first floor.  This standard implements a value gradient 
vertically through each individual building, creating first floors that not only interact with 
the street, but also are detailed in a way that places much more emphasis and energy 
on the ground level.  By nature this generates a façade that is not static at each floor, 
and is emphasized on the ground level, further advancing a pedestrian-scaled public 
realm.  Because this gradient is mostly external to the building programming, additional 
consideration is made in the code to allow a 10’-0” ceiling height when the unit is 
elevated to have a stoop entry.   
 
The Warrant requested is for the use of 10’-0” ceilings on the ground level for units that 
are at-grade.  In efforts to be responsive towards intent issues regarding the ceiling 
height requirement and its implications, the applicant has gone through the effort of 
addressing these concerns through additional emphasis of the base and tri-partite 
articulation.  Through this exercise, staff feels that the impact of the lower ceiling height 
has been mitigated and is supportive of this Warrant. (See Attachment 3) 
 
The UDO does not support this Warrant for the reasons detailed in Attachment 9.   
 
 

 
4. Exemption from the requirement to provide for Flex Space at Grade on Ponder 

and Rowlett Street, while still providing for a Live-Work component on the ground 
level.   
 



 
 

The approved Regulating Plan contemplated the extension of Martin Drive south of Main 
Street and continuing until it ultimately intersected with extension of Christine Street (see 
above figure).  In this Regulating Plan, flex-space at grade is required for the portion of 
the Martin Drive Extension between Main Street and Dennis Street (refer to attached 
Regulating Plan included as Attachment 4.  The proposed Development Plan does not 
include an extension of Martin Drive, but instead includes the extension of two streets, 
Rowlett Street and Ponder Drive.  Upon analysis of the proposed Development Plan, 
staff concluded that it was reasonable to allow for utilization of the existing Ponder and 
Rowlett Streets, to carry through rather than Martin, as it further improves north-south 
connectivity.  Since Martin Drive is not being extended, the requirement for flex space at 
grade is being required for the portions of both Ponder and Rowlett Streets from Main 
Street to Dennis Street. 
 
Based on the definition of Flex-Space at Grade found in the Appendix of the FBC, the 
requirements for that product are as follows:   

“…floor area built to provide for flexibility of use over time, and which is 
constructed in a manner that can accommodate residential, office or retail use.  It 
will conform to commercial Building Code standards and ADA accessibility, and 
have at least a 12-foot clear ceiling height.” (FBC Appendix Article 6) 
Furthermore, the requirements for transparency of those facades would be at a 
60% minimum on the ground level  (FBC 2.8.6.c.2.iv). 

 
Due to the importance for the potential to convert to office/retail over time and draw 
activity off of the core of Main Street, the applicant is providing a live-work component, 



while requesting exemption from Flex -Space at Grade requirements.  The primary areas 
of concern are regarding the 12’-0” ceiling heights, as well as transparency at 60% 
minimum on the ground level.  In terms of ceiling height the applicant is proposing a  
10’-0” ceiling height.  After site visits and analysis of existing conditions of other 
developments, staff has found that this consistent with other live-work applications found 
in Downtown Plano and Addison Circle, which at a smaller scale (30-ft depth), still allow 
for the conversion of residential to office/retail use.  As a caveat to that consideration, 
ceiling heights and transparency are a prominent factor that dramatically affect the 
streetscape for retail and commercial storefront applications.  The applicant has gone 
through the effort to emphasize and accent the base of the building through architectural 
treatments and accents, window hierarchy, and has maximized the proposed openings 
on the ground level to help address and mitigate this concern (Attachment 5).  For these 
reasons, staff is supportive of this request.    
 
 
The UDO does not support this Warrant for the reasons detailed in Attachment 9.   
 

5. Allowance for the utilization of Cement Fiber Board as a primary building material. 
 
The applicant is proposing a material gradient throughout the district that starts with full 
masonry facades on Main Street, to fully cementitious fiber board at the southern 
portion, to tie the thematic, narrative of the Village of Rowlett as an agrarian industrial 
community together (Attachment 6).  As the code is written there is an allowance for 
cementitious fiber board to be used up to 30% of the façade as an accent material or as 
a primary material via Minor Warrant.  Since, however this shift does not just apply to 
one building, but the entire development, staff felt it appropriate to bring this request up 
to the Major Warrant level.   

 
Since the FBC essentially calls for full masonry buildings by-right, it is appropriate to look 
at what implications a cementitious fiber board material has, and how best this material 
can be executed to ensure the highest level of craftsmanship as it directly relates to the 
longevity of each facade.  As a material, cementitious fiber board is highly durable, and 
lower maintenance than wood siding, of which it is attempting to emulate.  Best practices 
in these wood traditions typically have masonry bases where the building meets the 
ground to protect from deterioration, as well as casing, trim, and water table detailing 
that protects the material from water infiltration.  These details continue to be relevant in 
the cementitious fiber board application. The applicant has implemented these best 
practices in their use of the cementitious fiber board, as well as proposes to apply it in a 
way to meet the FBC’s requirement for tri-partite architecture.  For this reason staff is 
supportive of this request. 
 
The UDO does not support this Warrant for the reasons detailed in Attachment 9.   

 
6. Allowance for a large landmark roof sign for the building on Main Street. 



 
The proposed design calls for a large landmark sign to be mounted on the roof of the 
building on Main Street (Attachment 7).  The intent of this sign is to provide district wide 
theming that is classic and recognizable to anyone arriving Downtown.  Typically this 
type of branding helps to establish the district and set it apart as a unique place in which 
people identify.  Because of these reasons, Staff and the UDO are supportive of this 
request.    
 

7. Stairwell treatment 
 

After the notice for Major Warrants were published, staff and the applicant worked 
through a solution and resolved this item as a Minor Warrant, pursuant to section 2.4.2.e 
of the Form Based Code.  
It should be noted that it is the opinion of the UDO that this item should be considered as 
a Major Warrant.  Furthermore, the UDO does not support this Warrant for the reasons 
detailed in Attachment 9.   
 
 

8. Reduction to continuous building frontage requirement associated with the two 
following conditions:  1. Bungalow court frontage along Christine and Dennis 
Streets; 2. Leasing office frontage along Market Street 

 
Bungalow Court Frontage  
As seen in the Development Plan (Attachment 2) this condition consists of single 
bungalow units at the hard corners and corresponding parking sheds located to the west 
of each of these units.  The parking sheds as seen in Attachment 10, are designed to 
help define the pedestrian realm, utilizing architectural elements complementary to the 
projects overall theme.  Furthermore, the design of the bungalow court incorporated a 
pedestrian public open space, rather than utilize this area for off street parking, as would 
be typical in a conventional development.  Therefore, placing parking along the street 
edge, while still incorporating architectural elements, as previously mentioned, was a 
reasonable trade off.  It is staff’s opinion that the proposed condition is in keeping with 
the theme of Urban Village.  
 
Leasing Office Frontage  
The central and southern portion of the Village of Rowlett is predominantly Mixed 
Residential building types that meet the overall building frontage requirements of the 
FBC.  The Leasing Office (proposed on northeast corner of Market Street and Rowlett 
Street), which is connected via a canopy that connect with a Fitness Center building on 
the opposite corner, serves primarily as a civic type building.  These two buildings, 
coupled with the unique architectural treatment of an overhead canopy connecting the 
two, serves to create a “sense of place” in this area of the development.  Although the 
street frontage where the Leasing Office is located does not meet the strict criteria set 
forth in the FBC, the proposed pedestrian scale elements (i.e., gifts to the street) along 



with the civic nature of this building helps create a street condition in keeping with the 
spirit of the FBC.   
 
Due to the aforementioned summary of the two components of this Major Warrant 
request, staff is recommending approval of this Major Warrant. 

 
 
 

 
Public Hearing Notices:  
Notice of this public hearing was mailed, posted, and published in accordance with State Law 
and the Rowlett Development Code.  Forty nine (49) notices were mailed to property owners 
within 200 feet of the subject property on March 9, 2015, and as of Friday March 20, 2015 Staff 
has received two total responses in opposition and zero in favor. In addition, 134 courtesy 
notices were mailed to property owners within 500 feet. One response was returned in favor and 
zero in opposition. These responses are included at Attachment 8.   
 
FINANCIAL/BUDGET IMPLICATIONS 
N/A 
 
RECOMMENDED ACTION 
Staff recommends approval of all Major Warrant requests. 
 
The UDO recommends approval of the Major Warrant requests related to lighting, single family 
units, and roof signage; and recommends denial of Warrants related to residential at grade 
ceiling heights, Flex Space at Grade, and cementitious fiber board as a primary façade material.   
 
ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2 – Site Plan/Elevations  
Attachment 3 – Ceiling Heights at Grade 
Attachment 4 – Regulating Plan   
Attachment 5 – Flex Space 
Attachment 6 – Building Materials 
Attachment 7 – Sign 
Attachment 8 – Public Hearing Notices 
Attachment 9 – UDO Recommendation  
Attachment 10 – Leasing and Bungalow Frontages  
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Downtown  

Overview 
Unless otherwise noted below, all standards in the City of Rowlett Form Based Code will govern. The 

Regulating Plan is based on the Realize Rowlett 2020 Comprehensive Plan and will provide guidance and 

direction for the application of design standards and principles in approving final Development Plans 

and permits. 

Intent.  It is intended that Downtown becomes the cultural “heart” of the City. It will be the City’s 

highest density area and will focus on the DART station and several public parks, squares and plazas. The 

uses currently north of the DART rail line are primarily light industrial which provides a valuable 

incubation and transition area for long term higher density residential development associated with 

transit and the turnpike.  Downtown will be a regional destination that will help diversify housing 

product types, and support unique higher quality retail shops and restaurants in the City. 

Districts 
The Downtown is comprised of two Form Based Districts (“FB Districts”) – New Neighborhood and 

Urban Village – as set out in the attached Regulating Plan. These FB Districts are modified as set out 

below. 

New Neighborhood 

General Boundaries. The New Neighborhood FB District is bounded by Christine Street to the north, the 

drainage corridor to the east, the cemetery to the south and Rowlett Road to the west. (See Regulating 

Plan.)   

Building Types. All New Neighborhood Building Types in the Form Based Code are allowed in this area. 

For redevelopment to the Townhome Building Type, the site must be large enough to accommodate at 

least 4 units. This is a minimum of two 50-55 foot lots. 

Building Height. The maximum building height will be 2 1/2 stories.   

Transitions. It is intended that the Townhouse Building Type will occur along the south side of Christine 

Street (which is the boundary of the Urban Village FB District), in order to provide an appropriate 

transition to possibly lower density residential buildings to the south. 

Urban Village 

General Boundaries. The Urban Village FB District is bounded by Lakeview Parkway to the north; 

President George Bush Turnpike to the east; Main Street, Llano Street and Christine Street to the south; 

Herfurth Park to the south and east; and Rowlett Road to the west.  (See Regulating Plan.) 
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Building Types. All Urban Village Building Types in the Form Based Code are allowed in this District. 

Building Height. The maximum building height will be 7 stories.  The minimum building height will be 2 

stories. One-story buildings may be allowed under certain conditions, but will require approval of a 

Minor Warrant. 

Land Use. The following additional land uses will be allowed: 

1. Financial institutions, coffee shops and restaurants with drive-thrus adjacent and fronting on 

Lakeview Parkway.  Provided that –  

a. All drive thru access (driveways) shall be from the Browsing Lane/Slip Road along Lakeview 

Parkway. 

b. Drive thru lanes and/or canopies shall not have frontage along or be located along any 

internal, pedestrian oriented streets. 

c. Drive thru areas shall be screened by a 4 foot high street screen. 

d. At least 50% of the building façade along the Browsing Lane/Slip Road must be located 

within the Build-to-Zone unless set back to create a public plaza, pocket park or patio. 

Transitions. North of Llano Street, there is a 100-foot wide Transition Zone in the Urban Village FB 

District where buildings cannot exceed 2 ½ stories in height (the height of the adjacent residential 

district) and will be setback at least 50-feet from the property line. 

The transition between the Urban Village and New Neighborhood FB Districts will be accommodated 

along Christine Street, within the New Neighborhood FB District, through the development of 

Townhomes.  

Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, vehicles and 

emergency services. As redevelopment occurs north of the DART rail line, existing large blocks will be 

reconfigured into smaller blocks more suited for non-industrial uses. The designation of alleys provides 

guidance for service as blocks redevelop over the long term. 

Flex Space. Flex Space is required along Main Street, portions of Martin Drive, and facing Open Space. 

Any allowed use in the Urban Village FB District is permitted in the Flex Space. 

Open Space. Downtown is planned to contain Open Space throughout to provide important foci for 

urban neighborhoods. All of these areas will be connected with shaded sidewalks and trails. 

Landmarks. Several locations at entries into Downtown and on sites in line with terminated street vistas 

provide opportunities for landmark features on buildings such as increased height, changes of building 

form and changes of roof lines (See the Regulating Plan and Form Based Code). These locations will help 

to provide interest and identity within Downtown to the benefit of all property owners. 

Browsing Lane. A Browsing Lane (interconnected 2-way drive with head-in angled parking on both sides) 

is identified for properties north of the DART rail line and adjacent to Rowlett Road, Lakeview Parkway 

and President George Bush Turnpike.  This extends the existing dominant pattern of parking adjacent to 
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the major roadways and facilitates circulation and access to businesses along such high traffic limited 

access roadways. The intent is that vehicles can easily enter these lanes from major roadways and drive 

slowly but continuously along those corridors to access businesses.   

Landscaping along the portion of the Browsing Lane immediately adjacent to President George Bush 

Turnpike will be evaluated on a case by case basis.  This is due to the fact that adequate landscape 

buffering will need to provided along the private property line to shade the trail as proposed on the 

City’s Trails Master Plan.  The trail is delineated along the right-of-way of President George Bush 

Turnpike. 

 

Attachments: 
1. Regulating Plan 

2. Street Cross Sections 
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TOWNSCAPE, Inc. 
Town Planning and Urban Design 

1 

743 WILL RICE AVENUE 
IRVING, TX    75039 
 
Townscape.com 

Memo  
To: Marc Kurbansade, Director of Development Services  

From: Arti Harchekar, AICP, CNU-A 

Date: 20 March 2015 

Re: Urban Design Officer Review of Village Rowlett 
Major Warrant Package – Downtown UV-FB 

Urban Design Officer Review 

Per your request, I have reviewed the proposed Major Warrant package.  Due to the fact that many of 
the deviations are interrelated, the proposal appears to be in conflict with the Vision for the Downtown 
District as set out in the Comprehensive Plan and consequently, the Form Based Code’s intent and 
standards for the Urban Village FB District.   

There are some unique circumstances with this property: 

• It is at the heart of Downtown Rowlett, and will establish the image and development pattern in 
the Urban Village area as a catalyst project.   

The Major Warrants are organized below in the following categories (a) critical items that should be 
looked upon unfavorably, (b) items that could be looked upon favorably provided that certain conditions 
were met, and (c) items that should be looked upon favorably.  As a point of clarification, Minor 
Warrants should be considered for justified deviations to the standard based on a unique condition.  
The deviations are not to be used everywhere.  When a standard is deviated to such an extent that it 
effects the entire development, then it should be handled as a Major Warrant.  

(a) The following Major Warrants are critical items that should be looked upon unfavorably: 

1. Building Materials – As proposed, the majority of the building fabric is to be constructed 
with cementitious fiberboard.  To a great extent, the impression of the proposed product is 
of a more “temporary” development than that intended for the Urban Village FB District.  A 
higher percentage of masonry should be incorporated into well-articulated buildings to 
result in a perceived building fabric that will stand the test of time. The image of this 
development is critical for the heart of Downtown.  Once developed, these buildings 
should look like they have been here and will be here for the long-term.  As such, these 
buildings are setting the stage for the building fabric in Downtown.  It is not intended that 
cementitious fiberboard be used in such a high allocation on multi-story buildings and 
large projects. (See Attachment A) 

2. Mixture of Units and Flex Space At-Grade - We are in general agreement that the 
ground floor units along Rowlett Street and Ponder Street within Building A should be of a 

ATTACHMENT 9



 

! Page 2 
 

different character than Main Street due to market conditions.  As proposed, these units 
are to be “live-work” units.  The floor plans and ceiling heights of these units are not truly 
delivering live-work units or flex space at-grade.  The floor plan being depicted is of an 
apartment unit.  Home offices are allowed in all units, but that does not make it a live-work 
unit.  Live-work units need to be able to evolve into commercial space, which is also a 
requirement for flex space at-grade.  Based on the experience of may architects and 
developers that deliver this product, it is important to incorporate certain critical elements in 
order to prevent these units from staying residential in the long-term.  The main way to 
achieve this is to have an open floor plan with private functions in the rear of the unit, or 
above, a well-articulated frontage along the street, and commercial ceiling heights.  If 
executed correctly, these units could be an important added economic benefit to 
Downtown.   In the long-term, 10-foot clear ceiling heights are sub-standard for 
accommodating future commercial functions, and in fact, 16-14-foot clear ceiling height is 
generally the industry standard for commercial development. 

3. Exposed Stairs, Open Corridors and Entrance Gates – As proposed, the Applicant has 
done a better job with some of the treatment of exposed stairs, open corridors and 
entrance gates, however the high level of this treatment remains an issue in conjunction 
with the building materials.  Exposed stairwells adjacent to the public realm reflect a sub-
standard quality.  It is intended that the building fabric be of a high quality and built to last 
beyond one building cycle.  And further, that the fabric is constructed to visually depict 
such permanence and quality within the District.  Building floor plans should be laid out to 
have interface with the public realm in order to encourage a safe and comfortable 
walkable environment.  Moreover, the use of an exposed stairwell as a celebrated 
architectural element is contrary to the intent of a terminated vista.   

4. Use of Residential Units (Bungalow Entry Grade Treatment) - Based on the language 
of the requested Warrant package and previous discussions with the Applicant, there is a 
desire to deviate from elevating the entry grade of the Bungalow buildings by utilizing the 
New Neighborhood dropped beam intent for this detached residential product.  This 
deviation has direct effects on long-term value and durability.  Based on our experience, 
old, inadequately constructed neighborhoods tend to build the slab of homes at about 6” to 
1’ above the surrounding grade level.  The issue arises over time when soil is shifted due 
to yard maintenance, and other things, and brings the water line too close to the structure 
and framing.  Over time, negative drainage begins to occur.  And further, soil and dust 
accrues at the base of the foundation over the years.  As such, it is really important that 
floor plates constructed too close to the existing grade are avoided.  We can offer flexibility 
to this requirement if there is a constraint due to topography or if the Applicant is finishing 
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out the interior of the units to be handicapped accessible, but we recommend support in 
elimination of this requirement for such units.  

5. Residential At-Grade Treatment (Rowhouses) - In the Development Plan these units 
are shown located above the sidewalk elevation providing direct access to the sidewalk 
with a stoop and patio.  The language in the warrant package reflects something different 
than the Development Plan, which is inappropriate for this building type.  Townhomes are 
an attached single-family rental or owner-occupied building type.  Based on the Urban 
Village build-to-zone intent, the separation of this building type from the sidewalk with a 
stoop and patio is important for residential privacy. 

(b) The following Major Warrants are items that could be looked upon favorably provided that 
certain conditions are met.  

1. Use of Residential Units (Bungalow Non-Repeat Facade Treatment) – As proposed 
the Applicant has done a better job with articulating the facades of the Bungalow units so 
as not to repeat facades in a close proximity and incorporating porches on 20% of the 
units.  Overall, building materials remain an issue. 

2. Continuous building frontage (Bungalow Shed Parking Structures) – Due to the 
unique configuration of the bungalow courts, appropriately detailed shed parking 
structures could be a feature that contributes to the streetscape.  Particularly, since Dennis 
and Christine Streets function more like secondary streets.  Overall, building materials 
remain an issue.  Further refinement should be conducted through the Development Plan 
process with Staff and the UDO.  

(c) The following Major Warrants should be looked upon favorably: 

1. Lighting – Based on the needed improvement for current lighting on Main Street and 
within Downtown, for this specific site we would support Staff’s research and request for a 
minimum 2 foot-candle average lighting level along sidewalks and trails adjacent to Retail 
and Flex Space At-Grade and a minimum 1 foot-candle average lighting level along 
sidewalks and trails adjacent to Residential.  The average lighting levels are to be 
achieved by pedestrian level lighting only.  For Rowlett, the average lighting level along 
sidewalks and trails, without intruding on upper floor residential units, is of utmost 
importance in achieving the intent of the FBC.  This can best be achieved by establishing 
a minimum average lighting level, and maximum 12-foot pole height (excluding light 
fixture). 

2. Residential At-Grade Ceiling Heights (10’-0” vs. 12’-0”) – It is intended that buildings 
that have a mixture of residential, commercial and/or flex at-grade meet the 12’ clear 
ceiling height standard.  This is to alleviate some construction cost to the Applicant by 
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allowing the second floor plate to be all one level.  Based on the intent, we can 
recommend support of the requested ceiling height reduction for buildings that are purely 
residential units on the ground floor.  However, if a building has a mixture of residential, 
commercial and/or flex at-grade, then we cannot recommend support. 

3. Roof Sign – The proposed roof sign makes a positive contribution to the district by 
providing an identifiable element to the Downtown District and is unique and special to this 
project.  The size of the sign is reasonable in this allocation due to the fact that it does not 
directly impact the public realm. 

4. Continuous Building Frontage (Leasing Building) – Due to the fact that the Applicant 
is providing an attractive outdoor patio area with shade, outdoor seating and a vine 
covered trellis, a further reduction of the required continuous building frontage adjacent to 
the Leasing Building is reasonable and positively contributes to the streetscape.   

In summary, the project’s layout has a good framework to facilitate a stimulating urban environment 
through a network of open space, shaded sidewalks and connectivity. However, we feel as if the 
interrelated nature of the above-mentioned issues directly impacts the objective of Downtown to 
provide a perceived high-quality, well-articulated building fabric that will stand the test of time. In an 
effort to address the issues identified above in an appropriate manner, we would recommend that the 
Applicant work with Staff and the UDO to: 

1. Increase the amount of masonry throughout the project; 

2. Modify the treatment of flex space at-grade and live-work units within Building A along Rowlett 
and Ponder Streets; 

3. Internalize stairs, open corridors and celebrate communal entrances; 

4. Appropriately treat entry grade on Bungalow units; 

5. Appropriately treat at-grade entry on Rowhouse units; and 

6. Appropriately address continuous building frontage deviations as they relate to the Bungalow 
unit shed structures.   

 

Arti Harchekar, AICP, CNU-A 
TOWNSCAPE, Inc. 
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AGENDA DATE:  03/24/2015 AGENDA ITEM:   C2 
 
AGENDA LOCATION:  
Individual Consideration 
 
TITLE 
Conduct a public hearing and take action on a Preliminary Replat for the Village of Rowlett, 
located at 3900 and 3908 Main Street, further described as being 11.54 +/- acres of land situated 
in the William Crabtree Survey, Abstract No. 347, being a portion of Lot 1 and all of Lot 2, Block 
A, Municipal Complex Addition, being all of that certain tract of land described in a deed to Larry 
Raney and Spouse, Joanne Raney, recorded in Volume 2002110, Page 9227, Deed Records, 
Dallas County, TX, and also being all of lot 3R-1AR, Block A, Municipal Complex Addition, City of 
Rowlett, Dallas County, TX (PP15-771). 
 
STAFF REPRESENTATIVE 
Daniel Acevedo, Urban Designer  
 
SUMMARY 
The Village of Rowlett project will introduce a range of urban densities within various modern 
housing concepts, local retail and commercial destinations and, high quality pedestrian amenities.  
The Integral/Catalyst team has been working closely with City Staff to develop the project that is 
in keeping with the principles of the City’s Form Based Code (FBC). 
 
The preliminary plat is one of the first steps in the development process and provides an overview 
of the utility and street layout for the site in it’s entirely.  Later in the development process, the 
final plat associated with this site will be required to be in conformance with the approved 
preliminary plat.  The proposed replat will create one 11.547-acre lot (Attachment 1 – Preliminary 
Replat) for the Village of Rowlett project.   
 
BACKGROUND INFORMATION 
The Village of Rowlett project (Attachment 2- Location Map) is 11.547 acres located within the 
Downtown Urban Village FBC District that was rezoned on November 6, 2012, as part of the 
Realize Rowlett 2020 Phase II Initiative.  The preliminary replat is the first step in the development 
process.  Subsequently, the applicant will be required to obtain approval of the development plans 
(site, landscape, tree survey and façade plans), civil engineering plans, a final replat, and building 
plans prior to receiving a building permit.  The final replat will be brought before the Commission 
for consideration and approval. 
 
DISCUSSION 
Section 77-806.C.2(d)(1) of the Rowlett Development Code (RDC) states, 



“Approval of a preliminary plat shall be deemed an expression of approval of the layouts 
submitted on the preliminary plat as a guide for the future installation of streets, water, 
sewer, and other required improvements and utilities and as a guide to the preparation of 
the final plat. Except as provided for in this section, approval of the preliminary plat shall 
constitute conditional approval of the final plat when all conditions of approval noted as 
provided in this section have been met.”  

 
It is important to note that Section 77-806.C.2(d)(2) of the RDC additionally states,  

“No construction work shall begin on the proposed improvements in the proposed 
subdivision prior to approval of the final plat by the planning and zoning commission and 
the construction plans by the director of public works and/or director of utilities.  The 
subdivider, at its sole and exclusive risk, may undertake certain ground excavations for 
grading and drainage purposes, install underground utilities, and install drainage, if the 
proper permits and approvals for such works are issued by the director of public works.” 

 
Section 77-806.C.6 of the RDC further states,  

“The Planning and Zoning Commission may approve a preliminary or final plat only if it 
finds that the plat:  

(a) Conforms to Chapter 77-600, Subdivision and land development, and any 
regulations adopted pursuant to that chapter; 

(b) Promotes the public health, safety and welfare; 
(c) Provides for the proper arrangement of streets in relation to existing or proposed 

streets; 
(d) Provides for the efficient movement of vehicular and pedestrian traffic; 
(e) Ensures adequate and properly placed utilities; 
(f) Provides access for firefighting apparatus as determined by the fire marshal; 
(g) Provides light and air and avoids congestion; 
(h) Facilitates the orderly and efficient layout and use of the land; and 
(i) Furthers the goals and policies of the comprehensive plan and the city council.” 

 
City Staff from the Planning and Engineering Divisions as well as the Fire Marshal’s Office have 
reviewed the preliminary replat for compliance with the Rowlett Development Code and the 
applicable sections of the Form Based Code.  Staff recommends approval of this request as it 
meets the requirements set forth in both codes. 
 
Public Notice 
On March 9, 2015, a total of 49 notices were mailed to property owners within 200 feet and a total 
of 135 courtesy notices were mailed to property owners within 500 feet.  As of March 20, 2015, 
two public notices were received in opposition of the request while none were received in favor 
(Attachment 3 – 200-ft Public Notice Responses).  One response from the 500-ft courtesy notices 
was received in favor of the request while none were received in opposition (Attachment 4 – 500-
ft Courtesy Notice Responses).   
 



A Legal Notice was published in the Rowlett Lakeshore Times on March 12, 2015, pursuant to 
the requirements set forth in the Rowlett Development Code.  . 
 
 
FISCAL IMPACT/BUDGET IMPLICATIONS 
N/A 
 
RECOMMENDED ACTION 
Staff recommends the Planning and Zoning Commission approve the proposed preliminary replat.   
 
ATTACHMENTS 
Attachment 1 – Proposed Preliminary Replat  
Attachment 2 – Location Map 
Attachment 3 – 200-ft Public Notices Responses 
Attachment 4 – 500-ft Courtesy Notice Responses 
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AGENDA DATE:  03/24/2015 AGENDA ITEM:   C3 
 
AGENDA LOCATION:  
Individual Consideration 
 
TITLE 
Consider and make a recommendation on an Alternative Landscape Plan for Usuga Medical 
located at 8100 Lakeview Parkway further described as being 1.87 acres of land located in the 
James Saunders Survey, Abstract No. 1424, City of Rowlett, Dallas County, Texas (DP15-767). 
 
STAFF REPRESENTATIVE 
Garrett Langford, Principal Planner 
 
SUMMARY 
The applicant is requesting an Alternative Landscape Plan to allow a living screen without a 
berm and to reduce the width of the incompatibility landscape buffer from 15 feet to 6.5 feet 
along the eastern property line.  The proposed development is for a 13,534 square-foot medical 
office building.  
 
BACKGROUND INFORMATION 
The subject property is zoned General Commercial/Retail (C-2) and is located at 8100 Lakeview 
Parkway fronting on the south side of Lakeview Parkway (Attachment 1 – Location Map).  To 
the east of the subject property is a retail strip center and a mobile home park both zoned C-2.  
To the south of the subject property is a single-family residential subdivision zoned SF-10.  To 
the west and to the north of the subject property are vacant lots zoned C-2.   

On February 3, 2015, a Development Plan, which includes a site plan and landscaping plan, 
were submitted for staff review.  Due to the size of the development plan, the Development Plan 
is eligible for administrative approval.  However, the applicant is requesting modifications to the 
requirements of the City’s screening and buffering requirements.  The Rowlett Development 
Code (RDC) allows for approval of an Alternative Landscape Plan (ALP).  As the property is 
over one acre in size, it will require City Council action upon a recommendation by the Planning 
and Zoning Commission. 
 
The RDC requires an incompatibility buffer between all incompatible use types or incompatible 
zoning districts.  The southern property line is adjacent to a single family residential subdivision 
zoned SF-10 and the eastern property line is adjacent to a mobile-home park zoned C-2.  Per 
the RDC, an incompatibility buffer is required along the eastern and southern property lines.   
 



The RDC requires an incompatibility buffer with a landscape strip that at least 15 feet in width 
consisting of 10 scrubs per 30 linear feet and one canopy tree per 35 linear feet.  Screening is 
also is required which may consist of a six-foot tall masonry wall or a living screen.  A living 
screen must consist of a 6-ft tall wrought iron fence with a berm and large evergreen shrubs 
planted at a minimum height of eight feet.  
 
The proposed Landscape Plan (Attachment 2 – Alternative Landscape Plan) includes an 
incompatibility buffer along the south property line that will consist of a 15-ft wide landscape 
strip, 83 shrubs, 7 canopy trees and a 6-ft masonry wall.  Along the eastern property line, the 
applicant is proposing a living screen that will consist of 6-ft wrought iron fence, 91 shrubs, 33 
evergreen ornamental trees and a berm.  The ornamental trees were used in place of the 
canopy trees given it close proximity to the overhead power lines that run along the eastern 
property line.  The ornamental trees are also being used to provide the living screen in place of 
the large shrubs. 
 
The image below shows the area where the landscape buffer does not meet the 15-ft buffer 
width.  At its smallest point, the landscape strip is 6.5 feet wide.  While the trees and shrubs are 
being provided as required in this area, the berm will not be provided.   
 

 

Does not meet the 15‐ft 
buffer width and does not 
provide the berms. 



 
DISCUSSION 
Section 77-504.I.4 of the RDC outlines approval criteria of ALPs.  Staff recommends that the 
Planning and Zoning Commission consider the request based on these approval criteria as 
detailed below.  Staff comments are provided in bold italics.   
 

1. There are unique characteristics of the property site design or use that warrant special 
consideration to modify or deviate from the requirements of this section and that these 
characteristics are not self-created 
 
An incompatibility buffer is required along the eastern property line even though 
the residential use is legal non-conforming.  The shape of the property limits the 
ability for a medical office of this size to provide a fire lane around the building 
without reducing the minimum width of the landscape buffer of the eastern 
property line.  
 

2. The ALP meets or exceeds the minimum requirements of this section while recognizing 
the unusual site design or use restraints on the property 
 
The ALP not only meets but exceeds all other landscaping requirements.  The 
applicant is proposing six additional ornamental trees beyond what is required 
along the eastern property line.  
 

3. Approval of the ALP will provide for both increased consistency and compatibility with 
adjacent projects located in the general vicinity of the property 

 
Allowing the 6.5-foot incompatible buffer would be consistent with the adjacent 
development to the east.  The retail development which is located to the north of 
the adjacent mobile home park provides a similar buffer with a wrought iron fence 
with less landscaping and without a berm.  

 
4. The ALP conforms to the requirements of this section and no modifications are 

requested except those explicitly provided in Section 77-504.I.2(b) 
 
The standards proposed for modification with this plan are the incompatibility 
buffer standards.  Section 77-504.I.2.(b) specifically allows for modifications to the 
incompatibility buffer standards.   

 
In summary, the proposed ALP is justified given the existing the shape of the subject property 
and it being consistent with the adjacent developments to the east.  While the proposed ALP will 
have a reduction in the width of the incompatibility buffer, it will exceed the overall landscape 
planting requirements. 
 
FISCAL IMPACT/BUDGET IMPLICATIONS 
N/A 
 
RECOMMENDED ACTION 



Staff recommends that the Planning and Zoning Commission make a favorable 
recommendation to City Council. 
 
ATTACHMENTS 
Attachment 1 – Location Map 
Attachment 2 – Alternative Landscape Plan 
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